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LOCATION.
WILDCAT HILL is located in north Scotisdale at the southeast corner of Barllett Lake and Cave Creek
Roads. The site is approximately 360-acres in area and is currently vacant. The site shares common
boundaries with the Tonto Natienal Forest on the north and east and parially to the south along with
undeveloped private property to the south. Low density residential development exisls west of the
WILDCAT HILL site including the Desert Mountain and Carefree Hills neighborhoods.

LOCATION MAP.
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INTRODUCTION.

This request is for approval of a preliminary plat with amended development standards and a Master
Environmental Design Concept Plan [MEDCP] for a seventy-six [76] lot custom home subdivision. The site
is currently zoned R1-190 ESL which allows for low density, large lot development. Lots will range in area
from 144,000 square feet to over 600,000 square feet. All lots will feature carefully planned development
envelopes that maximize the protection of the numerous site amenities which include regional mountain
vistas, wash corridors, vegetalion, boulder outcroppings and the namesake landform — Wildcat Hill.

ENVIRONMENTAL CONDITIONS.

E.S.L.O. Landform.

Topography & Slope.

Veqetation/Site Fealures,

Man-made Features.
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A majority of the WILDCAT HILL site is designated as Upper Desert Landform
as defined in the Environmentally Sensilive Lands [ESL] ordinance. A portion of
the site, Wildcat Hill, is designated as Hillside Landform. All NAOS requirements
will be based on slope designations within these landform conditions as set forth
in the ESL ordinance.

The topography of the site undulates between the various wash corridors that
run through the site in a southerly direction. Elevations on the site range from
3050 near the southwest corner of the site to over 3275 near Barliett Lake
Road. Wildcat Hill features elevations that reach 3240".

A slope analysis for the site has been prepared by Gilberison Associates, Inc.
and has been submitted for city staff review. The required amount of NAOS for
the site is approximately 40%.

Vegetation found on the site is typical of the Sonoran desen areas of north
Scottsdale. It features a diverse mix of desen trees, shrubs, ground covers and
caclus. The predominant tree species is the palo verde tree while creosote,
bursage and jojoba are the main shrubs. Saguaros and cholla are also found
throughout the site. A majority of the plant concentrations, especially the trees,
predictably follow the wash corridors. A native plant inventory of the sile has
been performed and submitted with this application.

The most significant features of the sile include numerous scattered rock
outcroppings, wash corridors and the Wildcat Hill landmark. Additionally, there
are significant views in all directions from various vantage points on the site. All
of the proposed lots and roads have been sited to minimize disturbance to these
features.

Due to the adjacency to the Tonto National Forest east of this site, several
unimproved and unauthorized multi-use trails traverse the site. Further, due o
the heavy trail user aclivities, there are significant debris piles scattered along
the trails including at the top of Wildcat Hill. The other man-made feature
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present on the property is power line towers located within a regional power line
corridor that parallels the east edge of the site.

Hydrology Analysis. Gilbertson Associates, Inc. has prepared a preliminary analysis of the site
hydrology. This analysis has been submitted under separate cover for review by
City staff.

Archaeology Survey. A report detailing the archaeclogy survey findings for the site has been prepared
by SWCA, Inc. and submitted with this application.

REQUEST.
Reguest. The applicant requests approval of the proposed seventy-six [76] lot subdivision plat including
amended development standards [ADS] and community architecture as described in the associated
MEDCP document submitted with this application.

Plan Summary.
- Existing / Proposed Zoning: .......ccecceervvvnininernnscrnennens R1-180 ESL
- Allowed DENSItY: ... 0.21 units/acre
- Site Area [GrOSS]: .o veiveereiernnese s ressseeseses s reseesees +360 Acres
Allowed UNItS: .....c.corvririrervnieirersseniienes i ssrss e ssssssssossesesaes 76
Proposed UNIS: ... sssssesnisnsensessessssenens 76
N.AO.S. REQUIrEd: ..ot bsssseeens 40%
N.A.O.S. Provided: .....c.ccocvviiniermres st eseens 46%
- Maximum Height [per ESL ordinance]:..........occvevvvenneccrvarnenenins 24

Development Concept. The preliminary plat request includes seventy-six [76] custom home lots with a
strong emphasis and focus on the significant natural amenities found on the site. Lots will range from
144,000 square feet to over 600,000 square feet in area. THE AVERAGE LOT SIZE IS 195,730 SQUARE
FEET WHICH IS CONSISTENT WITH THE R1-190 ORDINANCE. Site specific development envelopes
are delineated for each lot. The typical development envelope is approximalely 50,00C square feet in area
resulting in over 65% of the lot being left as open space [dedicated NAOS and/cr undedicated NAOS). The
custom home concept allows for the preservation of the main washes that run through the site as well as
the boulder outcroppings present on-site through the use of development envelopes.

The project development team has spent a significant amount of time on site evaluating appropriate
development areas and identifying natural areas that should be preserved. The result of this effort is a plan
that offers spectacular opportunity for residential home sites while preserving nearly all of the natural
amenities found on the site. Over 165 acres of the 360-acre site will be preserved as dedicated natural
area open space.

Access to the WILDCAT HILL subdivision will be provided from Cave Creek Road. The entrance will be
gated per the MEDCP plans submitted with this application.

07/21/05 Revised




Preliminary Plat Application Narrative for:
WILDCAT HILL
Prepared By: Tomow Associates, P.C. Page 4

Native Plant Inventory. A preliminary native plant inventory for the subdivision has been submitted with this
application. The inventory identifies all vegetation located in roadway and easements to be disturbed
during the construction of the subdivision. Specific plant inventories for each ot will be prepared on a lol-
by-lot basis based on specific grading and drainage plans for each home site.

Boulder Protection Program. The site plan was carefully laid out to minimize disturbance to the significant
outcroppings. All development envelopes were thoughtfully delineated to protect boulder teatures within
the individual lots. Further, specific boulder surveys and protection plans will be required for each lot and
will be prepared on a lot-by-lot basis based on specific development plan for each home site. An inventory
of boulder features present within roadways and utility easements will be submitted with the final plat and
improvement plans. The inventory will identify all “significant” boulders as defined in the zoning ordinance
[secticn 3.100].

Landscape Development. The landscape theme for the subdivision will feature predominantly indigenous
trees, shrubs and ground cover plants. Additional arid-adapted plants will be utilized for color in non-
N.A.Q.S. areas near the entrance and in other common areas. Per the ESL ordinance, any proposed turt
will not be visible from off-site. The proposed design elements are included in the WILDCAT HILL MEDCP
submitled with this application.

Cave Creek Road Scenic Corridor. A fifty [50] foot Scenic Corridor is being provided adjacent to Cave
Creek Road on the northwest frontage of the site. The comidor will feature indigenous vegetation
[undisturbed and revegetated]. The landscape concept plans are set forth and described within the
WILDCAT HILL MEDCP.

Design Guidelines and C.C.&R.'s. The master developer of this site will prepare architectural and
landscape design guidelines for the future homes within WILDCAT HILL. The guidelines will be more
restrictive than the minimum requirements of the ESL ordinance and the Scollsdale building code. Al
custom home designs will be controlled by the H.O.A. architecture review commitlee in accordance with the
suppiemental design guidelines and submittal requirements established by the design team.

A preliminary draft of the subdivision C.C. & R.'s have been submitted with this application.

PUBLIC PARTICIPATION PROGRAM.
The owner and project manager have been communicating with adjacent neighbors during the review of
this application. Specific comments from those communications will be provided o the City stalf as a part
of the Citizen Participation Report.

AMENDED DEVELOPMENT STANDARDS [ADS] JUSTIFICATION.
In order to accommodate the numerous natural open space elements present on this site, the owner
proposes to utilize ADS as allowed in the Environmentally Sensitive Lands [ESL] Ordinance, Section
6.1083. The justifications for the ADS are as follows:
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1. Provision of additional NAOS. The current site plan includes approximately twenty acres more
dedicated NAQS than required. This is an increase of approximately 13.8% more NAQS [ 20 acres
additional + 145 acres required = 13.8% additional .

2. Preservation of Wildcat Hill. The varied lot sizes and widths allow for flexibility in the site plan that
accommodates the preservation of the Wildcat Hill as permanent open space. Fulure protection of
Wildcat Hill will be solidified through the use of NAOS and/or other easements recorded with the final
plat. Easements will be created to prehibit public use of the hill to prevent further disturbance and trash
dumping. Further, the community will be developed with strict C.C. & R.'s and deed restrictions that
restrict the use of this area. This preserved mountain feature not only benefits the future residents of
the subdivision, but provides a visual landmark for other Scottsdale residents and area visitors.

3. Environmentally sensilive and creative site plan. The amended development standards allow for site
specific creativity and sensitivity in the planning and engineering components of the development.
Development envelopes, roads and lots have been planned with the most appropriate solution for each
location.

4. Ability to preserve local drainage patterns and wildlife corridors. The curvilinear street pattern and
varied lot lines create an opporunilty to manage local drainage patterns through the site to the
properties to the west and south. This opportunity would be more difficuit with the numerous other
design constraints present on-site without ADS.

5. Provision the Cave Creek Road Scenic Corridor. The ADS allow the applicant to provide the Scenic
Corridor without being penalized with the loss of density allowed by the underlying zoning. The City’s
goals can be met in a creative manner without negative consegquence to the subdivision.

6. |ntroduction of flag lots. Flag lots are proposed as a technique for reducing road pavement and the
requirement for full width lots. With lots of this size, full street frontage is not necessary lo provide
reasonable access to development envelopes. In some cases, flag lots will minimize disturbance and
wash crossings.

7. Ability to provide serpentine sireel and varied lot configurations. The varied street afignment and lot
configurations allow for a unique pian that responds to the topography without resorting to a “grid”
paitem layout to achieve the allowed density on the sile.

8. Ability to provide enhanced entry feature to the neighborhood. The “non-grid” layout also
accommodates a more interesling entry experience and feature at Cave Creek Road. The enlrance
can be setback from the Scenic Corridor which preserves the natural character of this scenic, regional
road.

8. Average Lot Size. While the minimum lot size is approximalely 144,000 square feet, the AVERAGE lot
size within the project is approximately 195,730 square feet. The average lot size exceeds the
minimum lot size of 190,000 square feet as required by the R1-180 zening dislrict.

NO ADDITIONAL DENSITY IS ACHIEVED WITH THE PROPOSED AMENDMENTS.

A “legislative draft” and full summary table for the R1-190 zoning district follows:
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SECTION. 5.010. R1-190 SINGLE-FAMILY RESIDENTIAL DISTRICT [AMENDED).
Section. 5.011. Pupose.
This district is intended to promote and preserve residenlial development. Large lots are required lo
maintain a low density of population. The principal land use is single-family dwellings and uses incidental or
accessory thereto together with required recreational, religious and educational facilities.

Section. 5.014. Property Development Standards.
The following property development standards shall apply to all land and buildings in the R1-190 district:
A. Lotarea,
1. Each lot shall have a minimum lot area of not less than ene-hundred-ard ninety-theusand
[+86,600] ONE HUNDRED FORTY-FOUR THOUSAND [144,000] square feet.
2. it a parcel of land or a lot of record in separate ownership has less width or area than herein
required and has been lawfully established and recorded prior to the date of the passage of this
ordinance, such lot may be used for any purpose permitted in this section.

B. Lot dimensions.
1. Width. All lots shall have a minimum width of three-hundred{306] TWO HUNDRED TWENTY-FIVE
[225] feet.
2. FLAG LOTS. FLAG LOTS ARE PERMITTED AND SHALL HAVE MINIMUM WIDTH OF
TWENTY [20] FEET MEASURED AT THE PROPERTY LINE.

C. Densily. Tnere shall be not more than one [1] single-family dweiling unit on any one [1] lot.
D. Building height. No

aricle—VH- PER THE ESL OHDINANCE THE MAXIMUM BUILDING HEIGHT IS LIMITED TO
TWENTY FOUR [24] FEET FROM NATURAL GRADE FOR ALL R1 DISTRICTS.

E. Yards.
1. Front Yard.
a. There shall be a front yard having a depth of not less than sixty [60] feet.
b. Where lots have a double frontage on two [2] sireets, the required front yard of sixty [60] feet
shall be provided on both streets.
¢, On a corner lot, the required front yard of sixty [60] feet shall be provided on each street. No
accessory buildings shall be constructed in a front yard. Exception: On a corner lot which
does not abut a key lot or an alley adjacenl to a key lot, aseessery buildings may be
constructed in the yard facing the side sireet WITH A MINIMUM SETBACK OF FORTY-FIVE
[45] FEET.
2. Side Yard. There shall be a side yard of not less than thirty [30] feet on each side of a building.
3. Rear Yard. There shall be a rear yard having a depth of not less than sixty [60] feet.
4. Other requirements and exceptions as specified in atticle VII.

F. Distance between buildings.
1. There shall be not less than ten [10] feet between an accessory building and the main building.
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2. The minimum distance between main buildings on adjacent lots shall be not less than sixty [60]

feet.

SECTION. 5.010. R1-190 SINGLE-FAMILY RESIDENTIAL DISTRICT SUMMARY TABLE

Development Ordinance Proposed Max. ESL  Proposed
Standard Requirement Amendment Reduction* Reduction
A.  Minimum Lot Area [Sq. Ft.] 190,000 144,000 25% 25%
B. Minimum Lot Width
1. Standard Lot 300' 225' 25% 25%
2, FlagLots -- 20 - -
C. Maximum Building Height 30 24 -
D. Minimum Yard Setbacks
1. Front Yard
a. Front [Face of building] 80 - 25%
b. Front [Face of garage] 80 - 25% -
c. Front[Corner lot side street]] 60’ 45' 25% 25%
d. Front [Key lot side street] 60' - 25% -
e. Front [Double frontage] 60' - 25%
2. Side Yard
a. Minimum 30 - 25%
b. Minimum Aggregate 60’ 25%
3. Rear Yard 60’ 25%
E. Distance Between Buildings [Min.]
a. Accessory & Main 10 -
b. Main Bidg. On Adjacent Lots 60’ -
F.  Maximum Wall Height
a, Front 3 -
b. Side 8’ -
c. Rear g -
d. Corner Lot/Key Lot g - -
e. Corral fence -

G. Development Perimeler Setbacks

6!

* Maximum reductions as allowed by in Section 6.1083 of the ESL ordinance

07/21/05 Revised
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FLAG LOT EXAMPLES.
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